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Impact AES-3 Scenic Resources within a State Scenic Highway

In the vicinity of the Town of Mammoth Lakes, State Highway 203 (Main Street) is an eligible State
Scenic Highway (not officially designated) and U.S. Highway 395 is an officially designated State Scenic
Highway.! The Project site is approximately 1.5 miles from Main Street and approximately 4 miles from
U.S. Highway 395. Due to the topography of the area, the Project site is not visible from Main Street.
Additionally, the Project site is too distant from U.S. Highway 395 and would not be visible from any
vantage point along its route due to intervening topography. Therefore, impacts to scenic resources
observable from a State Scenic Highway would be less than significant with the development of the
Project.”

Impact AES-4 Visual Character and Design
Form, Mass, and Scale

The Project would organize the form and mass of a single building in relationship to the scale of
neighboring buildings and in relationship to the size and use of adjacent open space. The Town would
review all final proposed building designs to ensure that the Project would be responsive and expressive
of its unique alpine setting. The Project will take into consideration neighboring building colors when
using strong, deep trim colors on doors and structural details. The Project’s main street would terminate
at the Hotel, with resort amenities, including a public ice skating pond and a swimming pool. The Hotel’s
form, although tall, would be stepped-down at the ends to reduce apparent mass and to provide a pleasing
form that allows for the maintenance of views to the areas beyond.

Residential units would range from two to three stories in height. Building mass would be varied to
create variety in the character of the building elevations. A not-to-exceed 120-foot height is proposed for
the Hotel. This proposed building height would exceed the height limit of 55 feet in the Town’s zoning
code and would constitute a substantial change. However, the Hotel would be located at the edge of the
Project site and its building elevations would be stepped down or terraced, which would serve to reduce
the perceived mass of the Hotel, as described previously under Impact AES-2.

The housing building forms would be set back and stepped, with traditional sloping roofs yielding to
terraced forms softened by landscape. The relationship between buildings would be designed to allow
openness to views, light, and air. Each building density type (Low, Medium, and High) would be
appropriately scaled, massed, and laced with trails, landscaping, and water features between buildings.
Medium and High density housing would be built over understructure parking.

' California Department of Transportation California Scenic Highway Mapping System, website:  http://

http://www.dot.ca.gov/hq/LandArch/scenic_highways/index.htm, June 12, 2006.

2 Site reconnaissance and observation noted by Scott Johnson, Graphics Director, CAJA, October 17, 2007.
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The Project’s massing, form, and scale would be designed to be complementary to the natural setting.
The minimal surface parking, the setbacks, the relations between buildings, the landscaping, and the
crafted, articulated forms of natural materials with sloping roofs would reinforce a pedestrian scaled
complex with visually pleasing buildings of subtle massing separated for views, softened by landscaping
and set in a place of natural surroundings. The views and surrounding natural features would dominate
the development and contribute to defining the scale of the Project.

Materials

The Town would review all final proposed building designs to ensure that the Project would create
interesting building fagades through the use of a diverse mix of materials. The building materials would
be appropriate to the large scale and climatic extremes of the mountain region. Long-term durability,
performance, and quality would be considered to determine which materials and finishes are appropriate
to the prevailing climatic conditions in Mammoth Lakes. Pre-cast concrete, poured-in-place concrete and
architectural finished concrete would be appropriate in special conditions where a building is distinctly
separate from others and where suitable for the design intent. Exposed structural concrete or non-
architectural concrete block buildings would not be acceptable. “Split-faced” or other architecturally
finished concrete block would be considered for retaining walls and exposed portions of a parking garage
and/or foundation wall in locations where visibility is limited. Limited applications of plaster coat would
be acceptable, in particular for use on upper levels. Horizontal lap siding, vertical board and batten, or
shingle siding (wood or fiber cement) would be painted or stained. Wood siding, rather than fiber cement
siding, would be encouraged. Fiber cement siding (such as “Hardiplank” or similar products) would be
discouraged on lower portions of building elevations. In general, metal or plastic siding materials will not
be acceptable. Columns would be timber, log, metal, or stone clad. If metal is used, it would be well
detailed. All columns would have base and top details which would exhibit good connections to other
materials. The use of stone and rock cladding at a structure’s base would be encouraged.

Colors

The Project would use complementary building colors throughout the site to create an overall
architectural unity while introducing other colors to express individuality and diversity within
neighborhoods or building groupings. The Project would use a variety of colors drawn from the colors
found in nature within the Mammoth Lakes region on buildings, window and door trims, eaves, window
shutters, signage, and entrance areas to create vitality and would avoid repetition of similar colors that
would create a monotone appearance. The Project will take into consideration neighboring building
colors when using strong, deep trim colors on doors, windows, balcony railings, shutters, and structural
details. Building colors would be presented on a materials and color board showing primary materials
and colors for approval before use. Roof colors would be muted rather than bright. Untreated and shiny
metal surfaces would be avoided. Where building walls step to change direction, the wall color may
change to emphasize the different facades. Color changes along a building facade would occur at inside,
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rather than outside corners. Where appropriate, wall colors may be vertically organized to express
building modules or materials.

Structured or Understructure Parking

The Project would provide understructure parking facilities for the majority of the development. Surface
parking for check in, tour buses, and delivery/service vehicles would also be provided. The Town would
review all final parking structure designs to ensure that they would be consistent with the overall building
designs. Parking structures would incorporate appropriate signage and lighting to enable convenient way
finding and safety. All exit areas would be well lit. Placement of control gates would be coordinated
with building and driveway design. The garage interiors would be well-lit with fixtures that create a
general light rather than point source glare. Exterior parking structure lighting would be designed to
minimize glare and visible light sources by requiring that light sources be shielded and the light directed
downward onto the structure and surrounding grounds. The signage would be appropriately sized,
logical, and clearly visible and would conform to the signage plan for the Project.

Landscape Design and Planting

The landscaping plans would reflect a natural “native” feel, utilizing various types of pines, spruce and
aspen, natural ground cover, and minimal use of lawn area. Water elements such as ponds and
interconnecting streams would meander throughout the Project site. The landscaping would complement
the architecture in type and massing. Landscape site work would be consistent with traditional
approaches for the region, and would address current needs, codes, regulations, and environmental
considerations and would be designed to enhance the user experience, safety, and enjoyment. The use of
native plants that are indigenous to the Mammoth Lakes region would be encouraged. Landscaping shall
conform to the Town’s adopted water-efficient landscape regulations.

Grading and Drainage

The Project would develop the grades and topographic forms needed to achieve necessary grades for
siting buildings in relationship to utility extensions, roads, pedestrian areas, man-made or natural water
features and channels, and golf course areas. Grading would be done to create natural-looking slopes that
have diversity in gradient and profile where feasible. All grading operations would be carefully managed
to blend into to adjacent non-graded areas and protect existing trees.

Utilities

The Project would minimize the visual impacts of aboveground utility structures and equipment including
transformers, vents, condensers, fans, etc. The Project would minimize the visibility of exterior service
and storage areas. The Project would locate equipment enclosures and storage containers in areas of low
visibility, away from major public walks and streets and building entrances to the extent practical. Where
possible, the Project would locate utility structures in landscape areas where shrub planting can screen
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them. The Project would use landscape materials, berms, and tree planting to visually screen exterior
service areas, ramps, docks, etc. Painting of utility enclosures in colors compatible with the surrounding
landscape palette would be encouraged when permitted by utility companies. Where size of structure and
location warrant, service areas and utility structures would be enclosed behind walls, fences, or screens.
The enclosure material would be consistent to that of adjacent buildings in materials, detailing, and color.

Visual Character Summary

This analysis is based on conceptual designs for the Project. As detailed in the preceding discussion, the
Project would be designed to complement the existing alpine architectural character of nearby
development and elsewhere within the Town of Mammoth Lakes. The Town would review all final
building designs to ensure that the Project would be responsive to, and expressive of, its unique alpine
setting. However, the Project would represent a substantial change in the visual character of the Project
site by constructing housing and resort uses on a formerly undeveloped meadow. This change in
character would be significant. The Town Code already requires the Project to undergo design review
which will review the location of buildings, bulk and massing, materials and colors with the goal of
furthering general plan policies and reducing the aesthetic impacts of the Project. There are no mitigation
measures available that would reduce this impact; therefore this impact is significant and unavoidable.

Impact AES-5 Signage

The Project would provide signage that is designed to be clear, understandable and attractive to both the
vehicular and pedestrian viewer. The signage would reflect the mountain retreat community character of
the Project with regard to materials, form and use. Signage would inform and direct, but in a manner and
style which is intended to create a memorable impression and show a connection to nature, architecture
and the historic past. Signage would link together the entire resort, clubs, and residential components,
and cultivate an inclusive relationship throughout the Project site. Compliance with Mitigation Measure
AES-5 would ensure that impacts related to signage would be less than significant.

Mitigation Measure AES-5

Prior to the issuance of building permits, all buildings containing three or more separate businesses shall
prepare a Master Sign Plan, in accordance with the Mammoth Lakes Municipal Code Chapter 17.34 and
17.40.
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Impact AES-6 Light and Glare

All site and building lighting would be installed in conformance with the Town’s outdoor lighting
ordinance.” Excessive illumination would be avoided and lighting would be designed and placed that
minimizes glare and reflection and to maintain “dark skies.”

The lighting needs at the Project site would vary according to the type and intensity of use. Varying
illumination levels would be developed which address the particular needs of outdoor spaces and
activities: safety, security, vehicular and pedestrian movement, retailing, signage, etc. Excessive
illumination would be avoided and lighting would be designed and placed to minimize glare and
reflection, and light fixtures would be required that shield the light source to direct light downward onto
the structure and surrounding grounds to maintain “dark skies.”

Although the Project would be required to implement and be consistent with all Town ordinances related
to outdoor lighting, the introduction of light and glare on a formerly undeveloped meadow would create a
new source of light or glare that would be noticeable and would expand the existing lit footprint of the
Town. Project lighting would alter nighttime views from Views 1, 2, 4, 5, and 6. This would be a
significant impact. Although compliance with Mitigation Measure AES-6 is required, such compliance
would not reduce this impact to a less than significant level. Therefore, this impact would be significant
and unavoidable.

Mitigation Measure AES-6

Prior to occupancy, all lighting on the Project site shall comply with the applicable requirements of the
Town of Mammoth Lakes Outdoor Lighting Ordinance, in accordance with Mammoth Lakes Municipal
Code Chapter 17.34.

CUMULATIVE IMPACTS
Impact AES-7 Cumulative Impacts

There are 41 related projects in the vicinity of the Project (see Figure 1I-10). Related projects that are
close enough to the Project site to have a direct cumulative visual quality impact in combination with the
Project include Related Project Numbers 1, 13, 23, 33, 35 and 36 (see Table II-1). These related projects
are located along Old Mammoth Road in the vicinity of the Project site. Other related projects are
scattered throughout the Town and consist of development ranging from ten unit residential projects to
larger resort projects. The Project site is located on the southern edge of the Town and is surrounded by
existing development to the west and north. The Project would include development of the Golf Course

> Town of Mammoth Lakes, Municipal Code, Chapter 17.34, Outdoor Lighting Code.
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expansion area adjacent to open space areas providing a transition from undeveloped areas to the east and
south of the Project site to the Project development.

As described in this section, the Project, although consistent in character with surrounding development,
would result in significant impacts to the visual character of the Project site and views of the Sherwin
Range. Each of the related projects proposed for the Project vicinity would be required to conform to
Town development regulations and be reviewed against Town design guidelines prior to final approval.
However, development of the Project in association with these related projects would result in a gradual
infill of existing development in this sector of the Town, which would result in changes in visual
character in the area. Therefore, the Project combined with the related projects would result in a
cumulative impact to views and the visual character of the Town. As a result, cumulative impacts with
respect to scenic views and existing visual character would be considered significant and the Project’s
incremental contribution to cumulative impacts would be significant and unavoidable.

LEVEL OF SIGNIFICANCE AFTER MITIGATION

Following implementation of the recommended mitigation measures, Project-specific and cumulative
impacts with respect to scenic resources and existing visual character would be significant and

unavoidable.
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